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Purpose 

The purpose of this study is to examine the development potential of the subject property.  This 

report will detail the results of our investigation into all the factors affecting the development 

of the subject.  The study was undertaken to assist the appraisers in their opinion of highest 

and best use and value.   

Location 

The subject property is located in central Austin within the Rosedale neighborhood.  It is just 

east of Loop 1 (Mopac Expressway) at the SEC of Bull Creek Rd and 45th St.  The street address 

of the subject is 4305 Bull Creek Rd and the site has approx. 3,260’ of frontage on Bull Creek Rd. 

Whole Property  

According to the Travis Central Appraisal District (TCAD), the subject contains 75.79 Ac.  The 

property currently houses Texas Department of Motor Vehicles (TxDMV) offices.  The offices, 

collectively known as the Bull Creek Campus, total approximately 20,000 SF according to the 

TxDMV 2015-2019 Strategic Plan.  A site inspection was performed on September 23, 2014. 

Easements 

The subject does not contain any apparent easements that would impact development.   

Floodplain 

According to FEMA flood map numbers 48453C0455H, 48453C0435H and 48453C0445H 

effective on Sept 26, 2008, the subject property contains floodplain along the eastern edge of 

the site.  GIS measurement showed that the 100-year floodplain area is approx. 4.071 Ac.    

Topography 

The subject property contains moderate topographic change across the site.  The highest point 

is located near the west property boundary at approx. 670’ AMSL.  The property slopes down to 

Shoal Creek on the east property boundary where the lowest point is approximately 565’ AMSL. 
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Zoning  

The subject property is in the full-purpose zoning district of the City of Austin and is currently 

unzoned as the property is owned by the State of Texas.  Adjacent zoning includes SF-2 to the 

north, SF-3 to the east, south and southwest, and a mix of LO, GO-MU and MF districts across 

Bull Creek Rd to the west. 
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Compatibility Standards 

The subject property is adjacent to single family residential development and is subject to the 

City of Austin’s Compatibility Standards.  These standards limit the height of structures within 

certain setback distances of SF-5 and more restrictive residential districts.  Height restrictions 

that apply to the subject property can be seen on the following graphic from the City of Austin 

Land Development Code (LDC). 

 

This section of the City’s LDC also specifies that buildings must provide a 25’ front yard setback 

from the ROW if the tract adjoins property in an SF-5 or more restrictive zoning district.  This 

means that unless the property is subdivided, all buildings on the subject must be at least 25’ 

from the Bull Creek Rd ROW.  Likewise, all buildings must be set back 25’ from all property 

boundaries adjacent to residential districts.   

Watershed Protection Ordinance 

The property is subject to the development regulations of the City of Austin Watershed 

Protection Ordinance (WPO).  The property is located within the Urban Desired Development 

Zone (DDZ).  This portion of the DDZ carries no additional impervious cover (IC) restrictions 

beyond those of the base zoning for upland development.  The Urban DDZ designation does 

provide specific setback distances from areas defined by the City as Critical Water Quality Zones 

(CWQZ).  These setbacks require development to be set back 50-400’ from the CWQZ’s.  The 

exact setback distance coincides with the edge of the 100-year fully-developed floodplain.  The 

WPO also restricts how water is treated on-site for the different zones.  Within the Urban DDZ, 

all new or redeveloped sites with an IC over 8,000 SF must provide Sedimentation/Filtration 
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basins to treat stormwater before release to the watershed.  In the Urban DDZ, these basins are 

permitted within the CWQZ but not within the 100-year floodplain.  Based on conversations 

with the City, the current water quality and detention basin requirement for development is to 

match flows; whereby the post development flows from a site are equal to or less than the pre 

development flows.  As a rule of thumb, a pond covering the equivalent of approx. 10-15% of 

the developed area would be sufficient to provide pre-post-development peak flow matching.   

The City’s Watershed Protection Department is developing a new program that may soon 

replace the current peak flow matching (PFM) system for determining the volume of WQ and 

detention basins.  The new system, called the volumetric detention procedure (VDP), is 

designed to control the total volume of discharge downstream to the watershed outlet rather 

than just the flow from the individual site.  This watershed-wide consideration is favorable as it 

would better mitigate impacts at downstream locations.  Once the VDP program is developed, 

the City would look to implement its detention standards at large or complex new 

developments such as PUDs, MUDs or other projects located within sensitive flooding areas.  

Considering the large number of residential properties directly downstream from the subject, it 

is likely that the development of the subject would be considered to be within a sensitive 

flooding area.  While exact models for the VDP and PFM systems have not been run on the site, 

it is estimated that the WQ and detention basin area required under the VDP would be 

approximately twice that of the PFM.  This means that under the VDP system, we could assume 

a required WQ and detention basin area equivalent to approx. 20-30% of the developed area. 

Parkland Dedication Ordinance 

The City of Austin requires a parkland dedication for all new residential subdivisions and site 

plans with three or more dwelling units.  The amount of parkland dedicated corresponds 

directly to the number of residents.  The ratio that the City uses is five acres of parkland 

dedicated per 1,000 residents.  50% of the dedicated parkland within the 100-year floodplain 

may be credited toward fulfilling this requirement, so long as any adjacent 25-year floodplain is 

also dedicated as parkland.  The land within the 25-year floodplain cannot be credited toward 

fulfilling this requirement.  According to the City of Austin’s FloodPro web map, the site 
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contains approx. 3.357 Ac of within the 25-year floodplain.  If the 100 and 25-year floodplains 

were completely dedicated as part of this ordinance, up to 50% of the area within the 100-year 

floodplain and outside the 25-year floodplain could be credited toward fulfillment of the 

ordinance.  With a total 100-year floodplain of approx. 4.071 Ac and a 25-year floodplain of 

approx. 3.357 Ac, the most land that can be credited as part of this ordinance is 0.357 Ac. 

 

  

Tree and Natural Area Protection 

The City of Austin LDC restricts the removal of certain species of trees over specific size 

thresholds within the City’s jurisdiction.  This section of the LDC defines “Protected” trees as 

those with a diameter of 19” or more and “Heritage” trees as those of certain species with a 

diameter of 24” of more.  While both are guarded under this ordinance, “Protected” trees may 

be removed with a permit, but “Heritage” trees are far more difficult to legally remove and 

should be planned around rather than over.  A cursory tree survey was performed as part of the 

site visit on September 23, 2014.  We have located trees that would likely be protected under 

this ordinance and have taken these into consideration when preparing the street layouts for 

our various development scenarios.  An official survey should be performed prior to 

development.   

 Utilities 

Water and wastewater are currently available to the subject property from the City of Austin.  

According to Phillip Jaeger of the Austin Water Utility, development of the subject could 

connect to the 42” wastewater main that exists in Shoal Creek along the eastern boundary of 

the property.  According to Mr. Jaeger, the property has access to a 12” water main on Bull 

Creek Rd that would be able to support a low density single-family subdivision with the 
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replacement of an existing connecting 6” line with a new 12” line to compensate for increased 

flow demand.  The cost of this water main replacement was estimated by Mr. Jaeger to be 

between $100,000 and $150,000.  If the site were to be developed at a density greater than 

single family residential, the existing 12” line would no longer be sufficient.  To meet the water 

demands of a more intensive development, Mr. Jaeger explained that an extension from a 

larger main closer to the pumping station would need to be done.  The extension proposed by 

Mr. Jaeger would tie into an existing 36” water main located at the NWC of Perry Lane and 

Valley Oak Drive on the west side of Mopac.  A quote was provided by the City showing the cost 

of extending a 36” water main over 4,100’ to be in the range of $2.75 million and $3.5 million.  

The City would participate in some cost reimbursement for the cost of the utility extension; 

exactly how much depends on the water demand tied directly to the development, though a 

range of 33% to 56% cost reimbursement would be expected. 

Transportation and Connectivity 

The subject is served by Capital Metro route #19.  The route runs between Northcross Mall and 

Downtown Austin with stops west of Mopac on Mesa Dr, Wood Hollow Dr and Balcones Dr 

before crossing east along 38th St to Guadalupe and south to the State Capital and Downtown 

area. 

Bull Creek Rd is identified on the City of Austin Bike Map as a medium comfort bike trail and 

provides bike lanes on either side of the road.  Cyclists use Bull Creek Rd as a north-south 

connector running from Hancock to 35th St. 

The subject is located along Shoal Creek just north of the current northern trail head for the 

Shoal Creek Trail.  The Austin Urban Trails Program proposes an extension to the Shoal Creek 

Trail in the recent council-approved Urban Trails Master Plan.  The proposed extension would 

lead north from Shoal Creek and 38th St along the creek bed crossing the subject and extending 

farther north. 
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Community Involvement 

The Bull Creek Road Coalition (BCRC) was formed in 2012 when it became clear that the State 

intended to sell the 75 Ac. subject property.  The BCRC was formed by representatives of the 

adjacent neighborhoods to work with the state, the city and any prospective developers of the 

subject to ensure that development was compatible with and enhanced the existing 

neighborhoods.  The BCRC performed surveys of over 700 residents to determine priorities for 

the community and used the information to draft a series of recommendations.  These 

recommendations include preferred types of development, open space preservation, flood 

hazard mitigation and connectivity to the surrounding neighborhoods.  The BCRC supports 

some form of mixed-use development, so long as it is executed in a manner that complements 

the surrounding neighborhood development. 

Development Scenarios 

Through our investigation of the site and factors affecting its development, we determined that 

traffic along Bull Creek Rd represented a primary concern and that development intensity 

would be guided by the ability of Bull Creek Rd to handle additional traffic.   Conversations with 

the Austin Transportation Department (ATD) have led to the conclusion that the intersection of 

45th and Bull Creek is already overloaded and barring major modification to the intersection, 

any additional development directly increasing vehicle traffic on Bull Creek Rd would be 

discouraged.  That being said, the city appears willing to investigate the possibility of modifying 

the intersection in such a way as to permit additional vehicular traffic caused by new 

development on the subject.  The City provided traffic modeling information showing how the 

current configuration of the intersection of 45th and Bull Creek has received failing grades for 

long wait times.  These models also provided information on the potential impact of adding 

new eastbound and westbound left-turn lanes on 45th St.  The purpose of these models is to be 

able to determine how much additional traffic the intersection of 45th and Bull Creek can 

handle after improvements are made to the intersection.  Based on the model, indications are 

that once turn lanes are added, the intersection could handle approx. 10,000 additional daily 

trips while meeting current wait times.  The trip-generation estimates that are provided in the 
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following development scenarios were calculated using data from the Trip Generation manual 

of the Institute of Transportation Engineers (ITE).  

TxDOT Proposal 

This scenario, originally proposed in a TxDOT appraisal report, shows the property as a 

residential subdivision.  The appraisal contains information and opinions provided by land 

planner BJ Cornelius of Site Specifics.  At the time of the appraisal Ms. Cornelius believed that 

the most likely development scenario for the site was a combination of single and multi-family 

residential districts.  She provided a breakdown of the districts by acreage, with MF-2 on 12 Ac, 

SF-6 on 24 Ac and SF-3 on 35.58 Ac.  Likewise, Ms. Cornelius provided information on the 

density of each district.  The least dense SF-3 districts would provide 6-9 units per Ac, the SF-6 

districts would provide up to 12 units per Ac and the MF-2 would provide 18-20 units per Ac.  

Using these numbers, Ms. Cornelius’ plan would provide approx. 783 units.   

Ms. Cornelius fails to recognize several items in her land plan study.  The first is that it is unclear 

how much land is provided for roadway infrastructure in the proposed residential 

development.  By our measure, a residential neighborhood with a grid organization and similar 

block length to those adjacent neighborhoods would require approx. 0.29 Ac of roadway for 

every 1 Ac of residential area.   

The second issue not addressed in Cornelius’ plan is that the City of Austin Land Development 

Code (LDC) requires a certain amount of parkland to be dedicated for all residential 

subdivisions.  The City Code states that 5 Ac must be dedicated to the City for every 1,000 

residents.  Using the information from Ms. Cornelius’ report and the parkland dedication 

information from the LDC, we are able to determine that the 783 proposed units would house 

approx. 1,768 residents and require a parkland dedication of approx. 8.84 Ac.  With all but 4.21 

Ac out of the total 75.79 Ac being accounted for with residential lots, Ms. Cornelius did not 

leave enough open space for the parkland dedication.   

The third item the Cornelius’ plan fails to recognize is that the City requires stormwater 

treatment basins as part of the WPO.  The exact size of these basins is determined by an 
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TxDOT Residential (6,800 VDT Added)

Residential Land Use MF-2 SF-6 SF-3

Area (Ac) 8.02 16.00 23.73

Percent 16.8% 33.5% 49.7%

Net Density (DU/Developed Ac) 30 19 11.85

Gross Density (DU/Ac) 19 12 7.5

Total DU 240.7 303.9 281.2

Residents per DU 1.7 2.2 2.8

Residents 409 669 787

Parkland Dedication (Ac) 2.0 3.3 3.9

Total Parkland Dedication (Ac) 9.33

Parkland within FP (Ac) 0.36

Floodplain Not Parkland (Ac) 3.71

WQ and Detention Area (Ac) 6.26

WQ and Det. Area Outside Parkland/FP (Ac) 0

Roadway Allocation (Ac) 14.8

Total Open Space (Ac) 13.24

engineering study, but generally speaking, under current regulations, a new development will 

require between 10-15% of the developed land area for water quality and detention basins.  

For a residential plan such as Cornelius’, we can use the lower 10% rate as there is a lower 

percentage of IC permitted by zoning than you would see with a mixed-use or commercial 

development where the 15% rate would be more accurate.  Using the base numbers provided 

in Cornelius’ plan, the total development area with roadways is 62.55 Ac and the amount of 

land that would need to be devoted to WQ and detention basins would total approx. 6.26 Ac.  

This treatment area must be located completely outside the 100-year floodplain.   

Ms. Cornelius’ housing ratios are reasonable 

and we feel that the zoning districts chosen 

are sensible; however, her plan does not 

address the area of the subject required by 

the LDC for parkland dedication.  A 

reasonable response to this omission would 

be to scale back the total number of units per 

district proportionally until ample open space 

is available for parkland dedication.  Utilizing 

Ms. Cornelius’ residential land allocation 

ratios, we reduced the land area per zoning district to allow for the required amount of WQ and 

detention basin area and parkland dedication.  This reduction resulted in a development of 

approx. 826 units housing 1,865 residents and providing a 9.33 Ac parkland dedication.   

Using the ITE standards for trip-generation estimation, we determined that Ms. Cornelius’ 

mixed-density residential development scenario would generate approximately 6,800 daily trips 

on Bull Creek Rd.  Based on the information in her report, we have produced the following 

layout showing the spatial distribution of the different housing types discussed by Cornelius: 
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Low-Density Residential (2,900 VDT Added)

Residential Land Use SF-2/SF-3

Area (Ac) 49.7

Net Density (DU/Developed Ac) 6.1

Gross Density (DU/Ac) 4.0

Total DU 303.17

Residents per DU 2.8

Residents 849

Parkland Dedication Required (Ac) 4.24

Parkland within FP (Ac) 0.36

Floodplain Not Parkland (Ac) 3.71

WQ and Detention Area (Ac) 6.45

WQ and Det. Area Outside Parkland/FP (Ac) 2.56

Roadway Allocation (Ac) 14.8

Total Open Space (Ac) 11.29

Low-Density Residential Development 

In this scenario we consider the 

development of the subject as a single-

family neighborhood with a combination 

of SF-2 and SF-3 zoning districts.  This 

scenario is similar to the previously-

discussed Cornelius plan; it covers nearly 

the same amount of space, is a purely 

residential development, and in our 

interpretation of the Cornelius plan even shares the same street grid.  This scenario however 

does not include a multi-family (MF) component.  The reason for this is tied to the utility 

infrastructure in place vs what would be required with development densities higher than SF-3.  

The site is currently served by a 12” main that would be able to support SF-2/SF-3 development 

with the replacement of a section of 6” main with a 12” main at a cost of $100K to $150K.  With 

a development density beyond single-family, a developer would have to work with the city on 

an estimated $2.75 million to $3.50 million water main extension.   

This development scenario utilizes a grid organization with similar block dimensions to the 

adjacent SF-2 and SF-3 neighborhoods.  Utilizing City of Austin standards and average lot size 

data from the surrounding neighborhoods, we determined that a net density of 6.1 dwelling 

units per acre in this SF-2 and SF-3 scenario was ideal.  This density provides approx. 303 homes 

on 49.7 Ac of the subject.  Using ITE standards, this plan will generate approx. 2,900 daily trips.  

As a baseline, we estimate that the current traffic attributed to the TxDMV offices is around 600 

daily trips.  After discounting those current 600 daily trips from our estimated 2,900 trips, we 

can assume that while traffic will increase, it will not reach a point where the city would require 

the installation of left turn lanes on 45th as they have proposed in cases of higher development 

density.  This scenario provides enough open space to meet WQ and detention basin 

requirements under the PFM model but would need to be scaled back to meet the more 

demanding standards of a VDP model. 
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Medium-Density Mixed-Use Development (10000 VDT Added)

 Land Use MF-3 SF-6 Retail

Area (Ac) 16.67 13.33 4.72

Net Density (DU/Developed Ac) 36 12

Gross Density (DU/Ac) 18 6

Total DU 600 160

Residents per DU 1.7 2.2

Residents 1020 352

Parkland Dedication (Ac) 5.100 1.760

Total Parkland Dedication: 6.860

Parkland within FP (Ac) 0.36

Floodplain Not Parkland (Ac) 3.71

WQ and Detention Area (Ac) 6.74

WQ and Det. Area Outside Parkland/FP (Ac) 0.24

Roadway Allocation 10.2

Total Open Space (Ac) 30.87

Mid-Density Mixed-Use 

This scenario was developed in response to 

the findings of the ATD that with 

improvement to the intersection of 45th 

and Bull Creek, up to 10,000 daily trips 

could be added and still meet current 

traffic levels.  In this scenario we 

considered the maximum development 

potential of the site to be a mix of 

commercial and residential development.   

The residential development would typically include a mix of densities, utilizing SF and MF 

districts.  Spatially the commercial space would be located close to Bull Creek Rd to maximize 

visibility and minimize on-site traffic.  Denser MF-3 residential districts are located close to Bull 

Creek Rd and the less dense SF-6 townhomes and condominiums are located to the east farther 

from Bull Creek Rd.  This scenario would provide housing for approx. 1,372 residents in 760 

total dwelling units.  This plan provides 160 dwelling units in SF-6 zoned townhouses and 600 

units in medium density multi-family (MF-3) residences.  Additionally, it provides 45,000 SF of 

Retail on 4.72 Ac.  Based on City of Austin standards and the 1,372 potential residents in this 

scenario, 6.86 Ac of parkland would be dedicated. 

The density created by replacing the SF-2 and SF-3 zoning seen in previous scenarios with SF-6 

and MF-3, coupled with the desire to meet the ATD’s additional daily trips cap, has created a 

development scenario with over 30 Ac of open space available.  Parkland to be dedicated is 

primarily on the eastern portion of the site to take advantage of the natural amenities present 

in the large Heritage Trees and probable connection to the Shoal Creek Trail.  This scenario is 

capable of meeting the open space, flood hazard mitigation, connectivity and tree preservation 

desires of the BCRC and provides enough open space to meet WQ and detention basin 

requirements under both the PFM and VDP models. 
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Stratus (27,700 VDT added)

Residential Land Use MF-6 Office Retail

Area (Ac) 12 5.5 21

Density (DU/Ac) 62.5

Total DU 750

Residents per DU 1.7

Residents 1275

Parkland Dedication (Ac) 6.375

Total Parkland Dedication: 6.375

Parkland within FP (Ac) 0.36

Floodplain Not Parkland (Ac) 3.71

WQ and Detention Area (Ac) 5.775

WQ and Det. Area Outside Parkland/FP (Ac) 0

Roadway Allocation (Ac) 11.2

Total Open Space (Ac) 26.125

Excess Open Space (Ac) 16.28

High-Density Mixed-Use  

The scenario is represented by the plan produced 

by Stratus Properties, a commercial and 

residential developer located in Austin.  This plan 

was submitted to the BCRC without solicitation in 

August 2012.  This scenario shows the highest 

development density of those presented in this 

report and in our view represents the very upper 

limits of density that can be built on the subject.   

Before discussing the specifics of the Stratus scenario, it is important to note that the amount 

of land included in Stratus’ proposal is larger than our 75.79 Ac subject as it includes an 

additional section of State property connecting the subject to Shoal Creek Blvd.  Likewise, 

because of the inclusion of this section of property in their proposal, they were able to connect 

the property to Shoal Creek Blvd via a bridge over Shoal Creek.  The section of land illustrated in 

Stratus’ proposal is not being offered by TxDOT in the sale of land tied to the subject; therefore, 

a connection to Shoal Creek Blvd is not assumed possible in this report.   

The Stratus proposal provides high-density multi-family (MF-6) with a mix of office and retail 

uses.  Specifically, the Stratus plan highlights the inclusion of an HEB shopping center as the 

retail anchor for an estimated 200,000 SF retail development.  The proposal includes 750 units 

of MF-6 housing and 150,000 SF of office.   Based on this mix and utilizing ITE standards, we 

estimate that this development scenario would add approx. 27,700 daily trips to the 

intersection of 45th and Bull Creek Rd.  In presenting this scenario, we assume that major 

improvements could be made to Bull Creek Rd and to 45th St as part of a development 

agreement with the City of Austin.  This scenario provides enough open space to meet WQ and 

detention basin requirements under both the PFM and VDP models. 
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Community Benefits Summary 

Our medium-density mixed-use development scenario, while not expressly created to maximize 

community benefits as communicated by the neighborhood representatives and the BCRC 

report, does provide ample space for community programming.  The plan provides connections 

for vehicles, public transit, bicycles and pedestrians near existing intersections and green 

spaces.  The plan provides a mix of densities, with multi-family housing capable of being 

devoted to affordable housing.  It also provides commercial space that can serve the needs of 

the surrounding neighborhoods.  The plan shows an abundance of park space that not only 

preserves existing old growth trees but also connects an extended Shoal Creek trail to the 

existing bike lanes along Bull Creek Rd via parkland buffers on the north and southeast sides of 

the development.  The development is compact and connected and reflects a development 

density that does not overburden the adjacent infrastructure. 

Conclusion 

These findings will be used by the real estate appraiser to help determine the highest and best 

use and value for the 75.79 Ac subject property.  We trust that this report is responsive to your 

request and meets the terms of the agreed-upon scope of work.  We are available to answer 

any questions you may have and can provide additional assistance if needed.   

 

Respectfully, 

 

Matthew Beard, Land Planner 

Alterra Design Group 
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Appendix 

 

45th Street Crossing Shoal Creek near NEC of Subject 

 

Looking north from open fields SE of TxDMV buildings 
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Looking east from open fields SE of TxDMV buildings 

 

Looking toward intersection of 45th St and Bull Creek Rd from northernmost TxDMV parking lot 
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Looking north along eastern tree line separating subject from adjacent residences 

 

Looking south along eastern tree line separating subject from adjacent residences 
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